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SUMMARY 


This  report  examines  eight  blocks  of 
conunercially  zoned  property  on 
Cortland  Avenue  in  Bernal  Heights. 
Extensive  research  data  was  compiled 
on  land  use,  economic  indicators  and 
demographic  information.  Interviews 
were  also  conducted  with  business 
people  and  local  residents  to  identify 
the  most  pertinent  problems  and 
opportunities  facing  the  neighborhood 
commercial  district  today. 

Commercial  activity  on  Cortland  Avenue 
is  generally  confined  to  the  ground 
floor,  with  56  storefronts  providing 
primarily  convenience  goods  and 
services.     There  are  11  offices,  89 
residential  units  and  15  vacancies  on 
the  ground  floor.     Upper  story 
commercial  land  use  is  limited, 

A  market  analysis  of  the  districts' 
commercial  potential  was  conducted 
using  the  most  current  available  data, 
although  detailed  and  reliable 
information  is  limited.  The 
conclusion  is  that  the  primary  trade 
area  for  Cortland  Avenue  is 
realistically  limited  to  the  southern 
slopes  of  Bernal  Heights.     The  total 
amount  of  commercial  space  on  Cortland 
is  adequate  to  serve  the  primary  trade 
area,  although  some  reapportionment  of 


the  mix  of  goods  and  services  may  be 
appropriate.     While  the  development 
potential  of  Cortland  Avenue  is 
probably  limited  to  that  of  a 
neighborhood  serving  convenience 
district,  there  is  room  for 
significant  improvement  of  the 
economic  vitality  of  many  of  the 
district's  businesses. 

In  addition  to  economic  development 
issues,   the  most  important  planning 
concerns  identified  during  the  course 
of  the  study  were  the  visual  appearance 
of  many  of  the  storefronts,  street 
lighting,  crime,  and  transportation. 

This  report  considers  these  issues  and 
presents  goals  and  objectives  as  well 
as  a  Business  Development  Plan  and  a 
Physical  Development  Plan.  These 
outline  programs  to  implement  the 
suggested  goals  and  objectives. 

The  Business  Development  Plan  calls 
for  technical  and  financial  assistance 
to  merchants  to  assist  them  in 
expanding  and  maintaining  a  strong 
merchants  association,  obtaining 
financing  for  rehabilitation  and 
business  acquisition  loans,  developing 
promotion  and  marketing  techniques  and 
other  business  counselling. 
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The  Physical  Development  Plan 
recommends  that  the  highest  and 
immediate  priority  be  directed  toward 
the  development  ana  implementation  of 
a  demonstration  storefront  paint 
program.     The  aim  of  the  program  would 
be  to  actually  demonstrate  the  visual 
improvement  ana  resulting  economic 
effects  which  can  be  achieved  with 
relatively  low  cost  cosmetic 
improvements.     It  is  also  strongly 
recommended  that  local  youth  be 
involved  in  this  program.     It  is  hoped 
that  this  first  step  would  encourage 
additional  mechants  and  property 
owners  to  take  advantage  of  subsequent 
loan  programs  to  rehabilitate  their 
properties. 


Public  improvements  such  as  street 
lights,   trash  receptacles,  and  trees 
are  also  recommended  as  components  of 
the  Physical  Development  Plan. 


This  report  is  a  draft  for  community 
review.     It  is  important  that  local 
residents,  property  owners,  and 
especially  merchants  achieve  concensus 
on  the  most  important  of  the  proposed 
improvement  programs  and  the  priorities 
for  their  implementation,   as  complete 
funding   is  not  immediately  available. 
Following  neighborhood  meetings  with 
City  Planning  staff,   the  recommendation 
will  be  adjusted  as  appropriate  and 
then  presented  to  the  City  Planning 
Commission  for  endorsement  and 


forwarding  to  the  Mayor's  Office  of 
Community  Development  for  funding 
consideration. 


PURPOSE  m  SCOPE  OF  STUDY 


The  following  plan  represents  the 
combined  efforts  of  residents, 
merchants,  and  City  Planning  staff. 
The  document  serves  to  present  an 
overview  of  the  Cortland  area,  its 
assets,  problems  and  opportunities. 
The  Cortland  Avenue  plan  is  directed 
to  community  residents  and 
organizations  concerned  with  the 
Cortland  Avenue  future.     It  is 
intended  that  this  study  be  used  to 
promote  awareness  of  the  role  that 
Cortland  Avenue  can  play  as  a 
neighborhood  shopping  district.  In 
addition,   it  is  hoped  that  this  plan 
will  aid  merchants  and_  community 
decision-makers  by  providing  a  working 
framework  for  Cortland  Avenue  physical 
improvement. 

The  plan  is  intended  to  be  realistic, 
being  specific  where  necessary,  but 
leaving  room  for  changes  by  the 
merchants  as  circumstances  change  or 
opportunities  develop. 


The  plan  provides  a  framework  for 
coordinating  different  improvement 
activities  that  should  be  undertaken 
along  Cortland  Avenue  during  the  next 
five  years.     A  basic  assumption  of  the 
Cortland  Avenue  Commercial  Revitaliza- 
tion  Plan  is  that  recommendations  for 
improvement  activities  are  made  with  a 
reasonable  expectation  that  funds  will 
be  available  for  their  implementation. 
Because  of  limited  resources,  all 
projects  may  not  be  funded  immediately. 
Therefore  merchants,  residents,  and 
the  City  must  rank  the  various  programs 
in  order  of  their  most  urgent  priority 
for  implementation. 

This  plan  emphasizes  physical, 
business,  and  economic  development 
programs  that  generally  relate  to  the 
activities  of  the  Department  of  City 
Planning,  the  Mayor's  Office  of 
Community  Development,  and  the  Mayor's 
Economic  Development  Council.     It  does 
not  include  social  services  programs 
which  are  under  the  jurisdiction  of 
other  City  departments  and  agencies. 
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INTRODUCTION 


This  report  is  concernea  with  Cortland 
Avenue  which  is  located  in  the  Bernal 
Heights  community  of  San  Francisco,  an 
area  which  covers  approximately  600 
acres,   includes  7,000  houses,  and  has 
a  population  of  23,623  people.  This 
area  is  located  south  of  the  Mission 
District,  and  its  major  physical 
element,  Bernal  Hill,  defines  the 
southern  end  of  the  "Inner  Mission". 
The  extensive  open  space  at  its  summit 
is  its  most  outstanding  feature.  The 
Bernal  Heights  hill  rises  to  400  feet 
at  its  highest  point.     The  slope  of 
the  hill  varies,  creating  valleys  and 
ridges  which  offer  some  spectacular 
views  of  the  entire  city. 

Bernal  Heights  is  bounded  by  Army 
Street  on  the  north.  Mission  Street  on 
the  west,   the  Southern  James  Lick 
Freeway  on  the  south,  and  the  Southern 
Freeway   (280)   on  the  east.     (Map  #1). 


The  Cortland  Avenue  shopping  area  has 
a, pleasant  village-center  quality  due 
to  its  isolation  and  elevation  above 
the  commerce  of  Bayshore  Boulevard  and 
Mission  Street.     Cortland  Avenue  shows 
signs  of  economic  decline,  with 
marginal  businesses  and  vacant  stores. 
The  Cortland  Avenue  commercial  district 
is  clearly  the  major  commercial  zone 
of  Bernal  Heights,  and. its  revitaliza- 
tion  could  be  a  catalyst  to  overall 
community  development. 
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BACKGROUND 


STUDY  AREA 


The  specific  coiranercial  area  to  be 
studied  is  the  portion  ot  Cortland 
Avenue  between  Bonview  and  Folsom 
Streets  in  San  Francisco.      (Map  #2). 
This  area  is  principally  a  neighborhood 
shopping  area,   though  there  are  some 
residential  uses  interspersed 
throughout  Cortland  Avenue. 

The  Cortland  Avenue  commercial  strip 
involves  1,900  feet  or  eight  blocks  of 
commercial  frontage.     The  existing 
zoning  between  Elsie  and  Folsom 
Streets  is  C-2.     Commercial  activity 
is  confined  primarily  to  the  ground 
floor,  with  limited  upper  story 
commercial  use. 


HISTORY 


The  Bernal  Heights  community  was 
developed  in  1839  as  part  of  a  large 
Mexican  land  grant  belonging  to  Don 
Joe  Cornelio  Bernal,  called  Rancho 
Rincon  de  las  Salinas  y  Potrero 
Viejo.     The  area  was  used  primarily  as 
grazing  land,  surrounded  by  the  salt 
marshes  of  the  bay. 
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In  the  early  1860 's  the  land  was 
subdivided  by  Francois  Pioche,  a 
French-born  merchant.     However,  most 
of  what  is  now  Bernal  Heights  remained 
undeveloped.     Bernal  Heights  developed 
slowly  through  the  early  years  and 
remained  largely  a  rural  area. 

The  1906  Earthquake  and  fire  was  the 
beginning  of  Bernal  Heights 
urbanization.     Most  of  the  area  was 
not  damaged  by  the  earthquake.  Since 
Bernal  Heights  was  not  connected  to 
San  Francisco's  gas  or  electric  lines, 
it  was  spared  from  damage  caused  by 
subsequent  fires. 

The  growth  of  Bernal  Heights  continued 
after  the  earthquake  into  the  1920 's. 
First  and  second  generation  European 
immigrant  families,  Germans  and 
Italians  in  particular,   followed  the 
Irish  to  Bernal  Heights  in  large 
numbers.     Community  life  began  to 
flourish.     The  Precita  Center  was 
built  in  1922  by  volunteer  laborers 
and  donated  resources  of  neighbor 
residents . 

World  War  II  and  the  opening  of  the 
naval  shipyard  brought  more  residents 
to  the  neighborhood.  Workers 
came  to  San  Francisco  from  all  parts 
of  the  United  States.  Temporary 
housing  was  constructed;  attics, 
Dasements  and  garages  were  converted 
to  accommodate  the  incoming  workers. 
Blacks  from  the  South  along  with  Latin 


American  and  Asian  immigrants  moving 
out  of  the  Mission  District  broadened 
the  racial  composition  of  the 
commun  ity . 

After  the  second  World  War, 
significant  physical  developments  were 
initiated  in  Bernal  Heights.  The 
construction  of  the  Bayshore  Freeway 
began  in  the  late  1940 's.     Many  homes 
had  to  be  moved  in  order  to 
accommodate  the  construction  of  the 
freeway.     The  construction  of  the 
freeway  blocked  normal  traffic  routes 
to  industrial  and  commercial  areas 
along  Bayshore  Boulevard  and  Cortland 
Avenue.     The  installation  of  the 
freeway  cut  off  the  access  of  many 
residents  to  their  jobs  and  shopping 
areas. 

Rows  of  tract  houses  were  built  in 
Bernal  Heights  in  the  1950 's  and 
1960 's.     Due  to  the  mass  housing 
construction,  Bernal  Heights  began  to 
receive  a  lot  of  attention  from  City 
Hall.     The  City  proposed  that  the 
older  homes  in  the  area  be  demolished 
to  make  room  for  future  new 
construction.     Some  of  these  older 
houses  were  constructed  before  the 
Earthquake  of  1906.     Other  structures 
were  abandoned  when  the  freeway  was 
constructed  in  1940.     The  area  began 
to  experience  a  gradual  upswing  in  its 
economy  in  the  late  70 's. 
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DBTCRAPHY 


The  community  of  Bernal  Heights  is  one 
of  the  most  demographically  diverse 
communities  in  San  Francisco.  Bernal 
Heights,  within  the  last  five  years, 
has  become  a  middle  class 
neighborhood,  with  a  population  of 
23,623.     It  has  a  higher  concentration 
of  families  with  children  than  the 
city  as  a  whole.     On  the  average, 
these  residents  have  less  formal 
education  and  are  employed  in  blue 
collar  occupations.     The  Bernal 
Heights  area  is  regarded  as  a  working 
class  community.     Skilled  workers, 
including  craf tsper sons  constitute 
30  percent  of  the  labor  force  as 
compared  to  18  percent  of  the  City 
labor  force.     Median  family  income 
based  on  1970  Census  is  slightly  lower 
than  the  citywide  average   (Table  #1). 

Current  demographic  data  for  Bernal 
Heights  are  not  available.  Estimates 
of  population  are  based  on  the  1970 
Census  taken  from  Census  Tracts  251, 
252,  253  and  254.     The  1970  figures 
are  presented  with  the  acknowledgement 
that  changes  may  have  occurred  during 
the  past  ten  years. 

In  1970  approximately  40  percent  of 
the  population  in  Bernal  Heights  was 
Hispanic,  31  percent  were  White,  13 
percent  were  BlacK,  16  percent  were 
Native  American  and  other  non-white 
groups. 


The  1970  Census  report  indicated  that 
the  median  income  level  of  Bernal 
Heights  residents  (approximately 
$8,053)    was  slightly  lower  than  the 
citywide  median  income  level  (approxi- 
mately $8,826).     During  the  last  ten 
years  it  is  estimated  by  the  Board  of 
Equalization  that  inflation  has  raised 
this  by  104  percent  or  to  $16,428  in 
Bernal  Heights  and  $17,652  for  the 
city. 


TABLE  1  - 

POPULATION 

STUDY  AREA 
(1970) 

SAN  FRANCISCO 
(1970) 

TOTAL 
POPULA- 
TION 

23 ,623 
100% 

715 ,674 
100% 

WHITE 

7,410 
31% 

409  ,285 

57% 

BLACK 

2,851 
12% 

96  ,078 

13% 

LATIN 

9,339 
40% 

101,901 
14% 

OTHER 

5,712 
17% 

108,410 
16% 

MEAN 
INCOME 

$  8,053 

$  8,826 

LAND  USE 


The  dominant  residential  land  use  and 
zoning  pattern  north  and  south  of 
Cortland  Avenue  is  single  and 
two-family   (RH-1  and  RH-2)  detached 
housing.     Commercial  zoning  (C-2) 
covers  the  frontage  on  Cortland  Avenue 
itself.     The  C-2  district  allows 
general  commercial  uses  both  at  ground 
level  and  upper  levels  of  the 
buildings;  however,   there  are  few 
commercial  uses  above  ground  level. 

The  physical  layout  of  the  street  is  a 
linear,   strip  development,   typical  of 
other  commercial  areas  which  were 
developed  along  streetcar 


and  other  transit  routes.  Problems 
are  compounded  in  this  type  of 
development  as  compared  to  a  modern 
planned  shopping  center.  Direct 
exposure  to  heavy  traffic,   lacK  of 
trucking  access  to  rear  of  buildings, 
and  lack  of  off-street  parking 
facilities  all  pose  difficult  problems. 

Of  the  total  56  businesses  on  Cortland 
Avenue,  eight  own  the  building  in 
which  their  business  is  located.  The 
14  percent  ratio  of  owner  occupancy  is 
not  untypical  of  neighborhood  shopping 
district  of  this  type.     The  remaining 
businesses  are  commercial  tenants  with 
short  term  leases,  dependent  on  their 
landlords  for  property  improvements. 
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ISSUES 


The  past  and  present  trends  of 
Cortland  Avenue  are  typical  of  the 
changes  that  many  neighborhood 
commercial  districts  have  undergone. 
Former  ethnic  ties,  stable  incomes, 
and  the  relative  inconvenience  of 
travel  outside  the  immediate 
neighborhood  contributed  to  the  past 
success  of  Cortland  Avenue.  Recently, 
with  increased  mobility  and 
competition  from  nearby  shopping 
districts,  Cortland  Avenue  has 
suffered  a  decline  in  business 
activity  with  accompanying  physical 
deterioration  and  increase  in  crime. 

Based  on  observation  and  meetings  with 
merchants  and  residents,   it  appears 
that  several  factors  influence  the 
extent  of  Cortland  Avenue's  usage. 
These  factors  are  visual  appearance, 
crime,  access  to  and  from  the 
commercial  area,   lighting,  and 
community  participation  of  residents 
and  merchants. 


VISUAL  APPEARANCE 

While  there  are  some  positive  aspects 
in  the  visual  appearance  of  Cortland 
Avenue,   there  are  too  many  stores  and 
houses  which  show  signs  of  neglect. 


Some  stores  have  their  windows  boarded 
up  and  there  is  a  lack  of  unity  in  all 
store  front  facades.     Because  some  of 
the  buildings  on  Cortland  Avenue  are 
in  poor  condition,  the  commercial 
district  reflects  poorly  on  the 
community  surrounding  Cortland 
Avenue.     The  poor  condition  of  these 
buildings  contribute  to  the  difficulty 
in  attracting  new  businesses 
and  may  also  have  a  detrimental  effect 
on  the  established  businesses  on 
Cortland  Avenue. 


CRIE 


A  major  concern  of  merchants  centers 
around  crime  or  the  apparent 
threat  of  crime.     Part  of  this  concern 
reflects  the  many  youths  who  often 
gather  along  certain  parts  of  Cortland 
Avenue.     While  this  threat  may  be 
imaginary,  the  fact  that  there  is  a 
crime  problem  along  Cortland  Avenue 
serves  to  reinforce  apprehension  that 
many  potential  shoppers  have  about 
these  youth. 


There 
crime 
crime 


are  no  available  statistics  on 
for  Cortland  Avenue.  However 
statistics  are  available  from 


the  Ingleside  Police  District  which 
includes  Cortland  Avenue.     There  are 
encouraging  signs  of  recovery.  The 
crime  rate  for  major  crimes  in  the 
Ingleside  Police  District  is  now  below 
the  citywide  average. 


ACCESS 

Although  the  MUNI ' s  10-Monterey 
provides  transportation  along  Cortland 
Avenue  in  an  east-west  direction, 
there  are  no  routes  in  the  north-south 
direction.     Cortland  Avenue  runs  level 
around  the  hill  and  the  cross  streets 
intersect  it  at  steep  uphill  and 
downhill  slopes.     Because  of  this, 
many  people  take  a  car  to  go  shopping, 
rather  than  walking.     Once  these 
people  are  in  their  cars,   they  tend  to 
go  to  other  shopping  areas,   such  as 
Mission  Street. 


LIGHTING 

One  major  problem  of  Cortland  Avenue 
is  that  it  is  inadequately  lit  at 
night.     This  may  encourage  crime  and 
in  any  event  it  discourages  people 
from  going  out  at  night  limiting  the 
use  of  Cortland  Avenue  to  mainly 
daytime  hours.     Presently  the  lights 
on  Cortland  Avenue  consist  of  250-watt 
mercury  vapor  lamps,   each  spaced  an 


average  of  180  feet  apart  and  mounted 
30  feet  high  on  wooden  poles. 
Approximately  half  of  these  lights  are 
not  directed  toward  Cortland  Avenue, 
but  are  directed  to  the  side  streets. 
As  a  result,  many  residents  believe 
that  driving  at  night  along  Cortland 
Avenue  is  hazardous  to  drivers  and 
pedestr  ians. 


DATA 


C(K€RCIAL  USE  INVENTORY 

Commercial  activity  is  confined 
primarily  to  the  ground  floor,  with 
limited  upper  story  commercial  use. 
There  is  a  public  library,  one  law 
office,  two  key  shops,  four  churches, 
one  liquor  store,  one  camera  store, 
seven  neighborhood  grocery  stores,  and 
one  glass  store.     Personal  services  on 
Cortland  Avenue  include  six  beauty 
salons  and  barber  shops,  three 
laundries,   three  real  estate  offices, 
two  cleaners,  one  dance  school,  and 
various  miscellaneous  outlets.  Table 
#2  gives  a  detailed  inventory  of  the 
uses  along  Cortland  Avenue.     (Map  #2) 


RESIDENTIAL  ACTIVIIT  WITHIN  THE  DISTRICT 

There  is  significant  residential  use 
along  Cortland  Avenue  in  the  upper  and 
ground  floors.     Many  of  these  units 
could  be  used  for  commercial 
expansion.     There  are  56  storefronts 
out  of  75  commercially  zoned  lots,  21 
residential  units  and  15  vacant 
commercial  storefronts  are  located  on 
the  ground  floor.    (Map  #2) 


TABLE  2 

LAND  USE  INVENTORY            SUMMARY  -  All  Floors 

DISTRICT  NAME:  Cortland  Ave 

• 

DATE: 

April 

1980 

RETAIL  SALES  AND  SERVICES 

45 

Bars,  Restaurants,  Entertainment      (GF=  10)  (US=  0) 

10 

Restaurant 

5 

r Q.SL.   £  ooa 

1 
1 

Bar 

4 

Entertainment  Without  Food  or  Liquor 

0 

Total  Entertainment  Permits 

0* 

Total  On-Sale  ABC  Licenses 

9* 

oroceries,  urr  oaie  iiiquor 

General  Groceries 

6 

Speciality  Groceries 

4 

Off-Sale  Liquor  Without  Groceries 

Total  Off-Sale  ABC  Licenses 

6* 

Other  Retail  and  Services                   (GF=  25)   (US=  0) 

25 

Antiques,  Second  Hand  Stores 

0 

Home  Furnishings,  Appl.,  Incl.  Repair 

1 

Beauty,  Hair 

8 

Books,  Stationery,  Records,  etc. 

1 

Clothing,  Ace,  Shoes,  Incl.  Repair 

0 

Florist,  Nursery 

0 

Gallery,  Framing 

0 

Gifts 

0 

Hardware,  Building  Materials 

0 

Pharmacy,  Variety,  Under  3000  sq.  ft. 

1 

With  Pharmacy 

1* 

Department,  Discount  Over  3000  sq.  ft. 

With  Pharmacy 

0* 

Total  Pharmacy 

1* 

iAiiLri  z  ^  c  on  t  inu  ed ; 

Laundry,  Dry  Cleaning 

5 

Other  Repair  (Ex.  Clothes,  Shoe,  Appl.) 

1 

Total  Repair 

1* 

Other  Services  (Carpenter,  Upholsterty ,  etc.) 

1 

Other 

3 

Miscellaneous 

2 

OFFICES 

11 

Financed!  Offices                               (GF=  1)(US=  0) 

1 

Business  Offices                                 CGF=  6)CUS=  0) 

6 

Medical  Offices                                   CGF=  OHUS-  0; 

0 

Social  Services                                   (GF=  4)(US=  0) 

4 

RESIDENTIAL  DWELLING  UNITS                     CGF=21 A US-o4/4; 

89 

nUiJciLo  v.JNumDer  or  bstab iisnments^ 

U 

Number  of  Rooms  or  Suites  of  Rooms 

0* 

ilNb  iii  U  i  iUJNb 

0 

AUTOMOTIVE 

0 

Gas  only 

0 

Gas,  Repairs,  Sales 

0 

OTHER 

0 

Animal  Services 

0 

Manufacturing,  Wholesaling,  etc. 

0 

PARKING 

1 

Principal  Use  (Number  of  Lots) 

1 

Number  of  Spaces 

10* 

Accessory  to  Uses  Listed  Elsewhere 

(Number  of  Spaces) 

0* 

VACANT                                                        (GF=15)(US=  ) 

15 

TOTAL 

163 

GF  =  Ground  Floor 

US  =  Upper  Story    *Not  included  in  total  to  avoid  double  counting. 
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TRANSPORTATION 


Cortland  Avenue  is  located  three 
blocks  south  of  Bernal  Hill,  and  it 
stretches  from  Mission  Street  to 
Bayshore  Boulevard.     It  acts  as  the 
major  axis  between  Mission  Street  and 
Bayshore  Boulevard.     Cortland  Avenue 
is  heavily  used  within  peak  periods, 
from  7:00  a.m.    to  9:00  a.m.   and  from 
4:00  p.m.   to  6:00  p.m.     During  the 
morning  peak  period  buses  run  every  8 
minutes  and  during  the  evening  peak 
period  every  15  minutes.     Table  #3 
gives  a  detailed  inventory  of  average 
times  between  buses  during  a  peak 
period  and  the  number  of  buses 
required  to  meet  that  schedule. 
Table  #4  indicates  changes  proposed  to 
occur   in  the  next  year. 

To  help  pedestrians  cross  Cortland 
Avenue,   the  corner  of  Bocana  Street 
and  Cortland  Avenue  has  a  signal  light 
which  is  activated  oy  a  pushbutton 
control.     There  is  also  a  four-way 
stop  sign  at  the  intersection  of 
Cortland  Avenue  and  Andover  Street, 
but  there  are  a  number  of  complaints 
that  these  signs  are  often  ignored. 
Most  of  the  cars  which  just  pass  these 
signs  come  from  the  southern  side  of 
Andover  Street   (a  long  wide  street 
which  may  invite  speeding  tr^i'fic). 


The  major  issue  concerning  traffic  in 
the  Bernal  Heights  area  is  excessive 
speed.     The  traffic  department  has 
installed  street  bumps  around  Holly 
Park  Circle,   two  blocks  south  of 
Cortland  Avenue,   to  slow  traffic. 

Another  concern  along  Cortland  Avenue 
is  that  many  people  ignore  the  parking 
meters  and  park  their  cars  in  metered 
zones  all  aay  without  paying.  This 
reduces  the  number  of  available 
parking  spaces.     Some  people  park  in 
the  bus  stop  areas,   forcing  the  buses 
to  load  and  unload  their  passengers  in 
the  middle  of  the  street,  creating 
traffic  congestion  and  a  hazard  to  the 
people  getting  on  or  off  the  bus. 


TABLE  3 

(Existing  Schedule) 

Line-Mode  Route 

Weekdays 
AM  Base 

Average  Headways 

Sat  Sun/Hol 
PM  Eve  Base  Eve  Base  Eve 

Equipment 
Weekdays          bat  oun/noi 
AM  Base  PM  Eve  Base  Eve  Base  Eve 

10               Cross  town 
MONTEREY 

8  9 

15     15      15     15  15 

15 

13      11  13      6      7      6        7  6 

Route 
Miles 
( Round 
Trip) 

Annual  Annual 
Vehicle  Vehicle 
Miles  Hours 
(000s)  (000s) 

Peak  Day  Operating 
Boardings  Division 
POM  Report 
(000s) 

18.0 

642.6  61.3 

19.8  Woods 

TABLE  4 
Proposed  Muni  Schedule 


AVERAGE      HEADWAY  MAXIMUM 
MOTOR  COACH        R.  T.  MILES  PEAK  BASE  SAT      SUN  EQUIPMENT 

10-MONTEREY  14  10  10  15        15  6 


Source:     San  Francisco  Municipal  Railway  5  Year  Plan  1979-1984 
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PHYSICAL  CONDITION 


One  element  which  determines  the 
character  of  a  street  is  its  building 
facades.     Many  of  the  buildings  on 
Cortland  Avenue  are  in  poor  condition, 
thus  the  commercial  district  reflects 
poorly  on  the  surrounding  community. 
These  buildings  contribute  to  the 
difficulty  in  attracting  new  businesses 
and  may  also  have  a  detrimental  effect 
on  the  established  businesses. 


Deteriorating  store  fronts  are  the 
greatest  single  factor  responsible  for 
the  rundown  appearance  of  the  Cortland 
Avenue  commercial  district.  This 
problem  is  at  its  worst  on  blocks 
where  a  series  of  these  store  fronts 
coincide.     The  most  visible  problem 
among  these  buildings  is  that  of  faded 
and  peeling  paint.     A  coat  of  fresh 
paint  on  these  buildings  would  greatly 
improve  the  appearance  of  Cortland 
Avenue.     Many  of  the  signs  are  out  of 
scale  with  the  small  store  fronts. 
The  neon  signs  are  especially  out  of 
character  with  the  street. 


Awnings  could  also  be  used  along 
Cortland  Avenue  to  enhance  the  overall 
appearance  of  the  street,  but 
presently  few  of  the  storeowners  who 
have  awnings  use  them  to  full 
advantage  because  the  awnings  are 
airty  and  ragged,   or  inoperable.  The 
merchants  believe  that  restoration  of 
these  awnings,   especially  on  the  north 
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side  of  Cortland  Avenue,  would  be 
beneficial  for  both  the  pedestrian 
shoppers  and  storeowners. 

Cortland  Avenue  has  vacant  stores  and 
a  high  turnover  rate.     Many  shops  are 
in  need  of  repair.     The  needed  paint 
and  repairs  to  restore  these  shops 
would  require  much  work  and  money, 
therefore  discouraging  potential 
location  of  businesses  on  Cortland 
Avenue.     The  empty  shops  are  prone  to 
vandalism,   thus  compounding  the 
existing  problem.     The  dirt  and  litter 
that  accumulate  on  the  sidewalk  in 
front  of  the  vacant  stores  aggravates 
the  garbage  problem  which  exists  on 
Cortland  Avenue. 


mRKET  ANALYSIS 

Business  levels  and  the  mix  of  goods 
and  services  offered  along  Cortland 
Avenue  have  shifted  during  the  past 
ten  years.     The  Polk  Index,  which 
catalogues  city  addresses  by  use, 
shows  that  Cortland  Avenue  has 
undergone  a  change  from  a  fairly 
stable,  highly  diverse  commercial 
center  to  one  that  has  a  more  limited 
mix  of  goods  and  services.     However,  a 
reasonable  increase  in  the  overall 
level  of  business  activity  is  evident 
from  the  decrease  in  the  number  of 
vacant  stores  from  19  percent  in  1977 
to  12  percent  in  1980.     The  district 


has  seen  new  businesses  move  in 
offering  convenience  items  including  a 
drug  store,  a  grocery  store,  beauty 
salons,   and  a  restaurant. 

Convenience  items  are  those  which  are 
more  rapidly  used  and  frequently 
purchased  by  the  local  population 
(food,  drugs,  basic  services  such  as 
laundromats  and  beauty  salons). 
Shopping  items  are  more  expensive  and 
durable,  and  are  less  frequently 
purchased   (apparel,  appliances, 
furniture).     Shopping  items  are 
generally  subject  to  more  intense 
competition  and  require  a  larger  trade 
area  with  greater  purchasing  power. 

Tne  recomposit ion  of  store  types  that 
has  occurred  reflects  the  inability  of 
businesses  along  Cortland  Avenue  to 
attract  customers  from  a  wide  area. 
For  the  most  part,  merchants  have  had 
to  rely  on  a  small  trade  area  to 
obtain  the  patronage  necessary  for 
their  basic  support.     Cortland  Avenue 
has  suffered   (as  have  neighborhood 
shopping  areas  throughout  the  nation) 
from  the  competition  of  more  modern 
retailing  centers  offering  convenient 
off-street  parking,  compact 
arrangement  of  easily  accessible 
stores,  and  a  wide  selection  at  low 
pr  ices . 

A  limited  market  analysis  was 
undertaken  to  estimate  the  extent  to 
which  Cortland  Avenue  businesses  serve 
the  local  community  and  the  potential 


for  future  economic  development. 
Detailed  information  about  retail 
sales  receipts  were  not  available,  nor 
were  extensive  customer  surveys 
necessary  to  determine  the  exact  trade 
area.     Nevertheless,   the  available 
data  provides  an  understanding  of 
business  performance  and  potential  on 
Cortland  Avenue. 


TYPES  OF  BUSINESS 


The  retailing  system  along  Cortland 
Avenue  is  characterized  by  a  limited 
range  of  shopping  opportunities. 
Despite  the  recent  addition  of  some 
new  stores,   the  selection  of  general 
merchandise  items,   apparel,  furniture, 
and  appliances  is  not  comparable  to 
major  competing  centers.     Food,  eating 
and  drinking,  and  personal 
service-type  establishments 
predominate  on  Cortland  Avenue. 
Residents  surveyed  indicated  that  even 
these  stores  fail  to  meet  neighborhood 
needs  in  terms  of  selection,  quality 
and  price.     The  vacancy  rate  which  is 
high  overall,  and  the  number  of 
marginal  stores  has  reached  serious 
proportions  on  some  blocks. 

The  56  businesses  on  Cortland  Avenue 
generally  cater   to  the  convenience 
needs  of  the  neighboring  residential 
areas  and  are  located  within  an  eight 
block  area.     Some  of  the  stores  in 
operation  are  understocked  and  need 


help  in  their  merchandizing  efforts. 
Table  #2  presents  a  detailed  inventory 
of  commercial  land  use. 


RELATIONSHIP  TO  SURROUNDING  AREAS 


Mission  Street  shopping  facilities 
serve  both  north  and  south  Bernal 
Heights  and  are  the  only  place  where 
the  community  has  significant  contact 
with  the  people  of  adjoining 
neighborhoods.     The  Cortland  Avenue 
shopping  area  within  the  neighborhood 
has  a  pleasant  village-center  quality 
due  to  its  isolation  from  and 
elevation  above  the  commerce  of 
Bayshore  Boulevard  and  Mission  Street. 

The  central  location  of  Cortland 
Avenue  is  both  an  advantage  and  a 
disadvantage.     It  exercises  a  negative 
influence  to  the  extent  that  it 
inhibits  the  growth  of  stores  selling 
items  which  must  compete  directly  with 
downtown  or  other  larg.er  retailers 
located  nearby,  such  as  those  in  the 
Mission  shopping  district.     The  dense 
population  of  the  Cortland  area  and 
immediately  surrounding  communities 
are  also  real  or  potential  markets. 
It  would  appear  that  the  existing 
pattern  of  commercial  development 
along  Cortland  Avenue  fails  to  take 
full  advantage  of  the  area's  generally 
favorable  location. 


other  commercial  strips  in  the 
vicinity  influence  consumer  expendi- 
tures on  Cortland  Avenue.  These 
competing  commercial  strips  draw 
potential  Cortland  customers  away  from 
the  area.     The  strength  of  their  pull 
depends  on  many  factors  including  size 
of  commercial  strip,  variety  of 
outlets,   access  to  these  commercial 
centers,   available  parking,  relative 
price  levels,  and  proximity  to  other 
commercial  areas.     The  following  is  a 
list  of  those  commercial  centers  which 
may  have  an  effect  on  Cortland  Avenue 
market  potential.     Map  #3  gives  the 
location  of  these  areas. 


1.     The  commercial  strip  with  the 
widest  trade  area  in  Bernal  Heights  is 
Mission  Street  from  Army  Street  to 
Randall  Street.     Despite  the  closing 
of  the  Sears  Department  Store  and  the 
subsequent  drop  in  business  activity 
there  are  still  several  specialty 
stores  selling  mattresses,   auto  parts, 
and  used  cars  which  draw  customers 
from  beyond  the  Bernal  Heights 
planning  area.     In  addition  to  these 
large  merchandisers,   there  is  a  large 
supermarket  and  numerous  small  shops 
catering  to  the  more  immediate 
neighborhood's  needs.     The  street  is 
relatively  wide  and  the  heavy  volume 
of  auto  and  bus  traffic  tends  to 
inhibit  the  pedestrian  activity  to 
each  side  of  the  street. 


2.     College  Hill  is  a  short 
commercially  zoned  section  of  Mission 
Street  between  Highland  Avenue  and 
Bosworth  Street.     Mission  Street  here 
functions  as  a  thoroughfare  with  a 
significant  amount  of  auto  and  bus 
traffic.     On  both  sides  of  the  wide 
street  are  numerous  small  stores  and 
shops  providing  merchandise  and 
services  to  the  local  neighborhood  and 
a  few  specialty  shops. 


3.  Precita  Park  commercial  area  is  a 
small  isolated  group  of  stores 
clustered  around  the  west  end  of 
Precita  Park  at  Folsom  Street  and 
Precita  Avenue.     In  addition  to  the 
grocery/liquor  store,  butcher  store, 
laundromat  and  cleaners,  there  is  a 
natural  foods  restaurant  and  a 
professional  office. 

4.  Farmers'  Market  is  located  on  the 
south  slope  of  Bernal  Hill,  on  Alemany 
Boulevard  in  a  zone  which  allows 
commercial  and  industrial  use.  The 
market  consists  of  a  large  parking 
area  with  stalls.     Bay  Area  farmers 
bring  their  produce  to  sell  to  local 
residents  and  restaurateurs  throughout 
the  city. 

5.  The  Bayshore  Boulevard  shopping 
area's  businesses  draw  customers  from 
the  region  as  well  as  from  Bernal 
Heights.     The  area  contains  many  home 
improvement  and  building  supply 
outlets.     Bayshore  Boulevard  is  close 
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to  an  industrial  warehouse  zone  and 
its  stores  serve  the  needs  of  daytime 
workers.     This  center  contains  small 
restaurants,   auto  and  truck  repairs, 
gas  stations,   liquor  stores  and 
groceries. 


TRADE  AREA 


The  trade  area  for  any  retail  center  is 
that  area  which  provides  the  bulk  of 
the  continuing  patronage  necessary  for 
steady  commercial  support.     The  size  of 
the  trade  area  is  defined  by  such 
factors  as  the  kinds  of  businesses 
operating  in  the  retail  center,  the 
general  convenience  and  accessibility 
provided  shoppers,   the  nature  and 
location  of  competition,  and  the 
quality  of  the  physical  and  social 
environment. 

Estimates  of  trade  area  population  are 
based  on  the  1970  Census  reports  of 
Bernal  Heights,  Tracts  251,  252,  253, 
and  254.     Consideration  was  given  to 
the  contours  of  natural  and  man-made 
boundaries  and  information  gathered 
from  residents  and  merchants  surveyed 
The  trade  area  was  defined  largely  by 
walking  distances.     This  method  was 
verified  by  a  survey  which  indicated 
that  a  majority  of  the  people  who  shop 
on  Cortland  Avenue  walk  there.     Once  in 
their  cars,   residents  of  Bernal  Heights 
apparently  prefer   to  drive  to  another 
shopping  area. 


Map  #4  shows  the  estimated  trade  area. 
It  is  comprised  of  approximately  45 
percent  of  Tract  252   (2,246  families 
and  unrelated  individuals  x  45%  =  1,010 
families  and  unrelated  individuals), 
10%  of  Tract  253    (1,727  x  10%  =  173), 
and  40%  of  Tract  254   (3,698  x  40%  = 
1,479).     This  represents  a  total  of 
2,662  households   (families  and 
unrelated  individuals). 


INCOME  AND  EXPENDITURES 


The  sales  which  could  be  achieved 
along  Cortland  Avenue  depend  on  the 
retail  expenditure  patterns  of  trade 
area  residents.     Retail  expenditures, 
in  turn,  are  a  function  of  the  income 
levels  of  the  trade  area  population. 
In  this  report,   the  consumer 
expenditure  patterns  which  have  been 
assumed  were  derived  from  an  analysis 
of  national  and  regional  data  on 
population,   income  and  retail  sales. 
In  Table  #5,   the  proportion  of  total 
income  that  is  expended  on  retail 
goods   (42  percent)    is  the  average 
retail  expenditure  to  income  ratio  for 
the  San  Francisco  Bay  Area.     Based  on 
these  figures,    it  is  estimated  that 
there  is  a  total  of  $17.57  million 
spent  annually  by  trade  area  residents 
on  retail  goods. 


TABLE  5 


Income  and  Expenditure  for 
Trade  Area  Population 


Number  of  households  2,662 
Total  annual 

trade  area  income*  $41,835,896 
Percent  spent  on 

retail  goods  &  services**  42% 
Trade  area  retail 

expenditures  $17,517,076 


*  Estimate  by  Department  of  City 
Planning,  San  Francisco.     Data  art 
computed  from  1970  Census,  adjusted 
for  inflation  to  1980  dollars  (104 
percent  inflation  factor). 

**  Derived  from  data  on  income  and 
retail  sales  in  "A  Special  Report  on 
the  Economy  of  the  San  Francisco  Bay 
Area,"  Security  Pacific  National  Bank, 
1976. 


POTENTIAL  RETAIL  EXPENDITURES  ON  CORTLAND  AVENUE 


Table  #6  shows  the  steps  involved  in 
deriving  the  potential  retail  sales 
that  Cortland  Avenue  could  hope  to 
realize  given  the  income  and  population 
characteristics  of  its  trade  area. 
Column  1  of  this  table  shows  the 
percentages  of  retail  purchases  made 
in  each  of  the  various  categories  of 
retail  trade.     These  percentages  are 
based  on  the  retail  expenditure 
potential  of  the  San  Francisco-Oakland 
Standard  Metropolitan  Service  Area 
(SMSA) ,  and  correspond  closely  to  both 
statewide  and  national  patterns. 
Based  on  these  percentages,  column  2 
shows  the  estimated  amount  of  dollars 
spent  by  trade  area  residents  in  each 
retail  category. 

Not  all  of  the  total  trade  area  retail 
dollars  can  be  expected  to  be  spent  on 
Cortland  Avenue.     The  area  must  compete 
with  several  other  convenient  and 
attractive  shopping  centers.     Column  3 
estimates  the  potential  capture  ratio 
of  trade  area  expenditures.     Column  4 
shows  the  total  potential  expenditures 
for  each  retail  category  on  Cortland 
Avenue. 


Table 

6 

Trade  Area  Buying  Power 

Retail  $s 

%  of  Total 

Total  Potential 

Percent  of 

Spent  By 

Cortland 

Trade  Area  Ex- 

Total Retail 

Trade  Area 

Avenue 

penditures  On 

Retail  Category 

Expenditures* 

Population** 

Can  Capture 

Cortland  Avenue 

Food  Stores 

20  .1% 

$  3,520,932 

50% 

$  1,760,466 

Eating  and  Drinking  Places 

18  .8 

3 , 293 ,2 10 

30 

987,963 

Packaged  Liquor  Stores 

3.0 

525,515 

50 

262,757 

General  Merchandise 

12.8 

Department  Store 

(11.2%) 

1,961,912 

0 

0 

Other 

(  1.6%) 

280,273 

45 

126,122 

Apparel  &  Accessories 

8.3 

1,453,917 

15 

218,087 

Furniture/Home  Furnishings 

2  .3 

/AO    o  n  o 

402 ,892 

20 

80,578 

Appliances 

1.5 

262,756 

20 

52,551 

Gasoline  Service  Stations 

4.3 

753,234 

0 

0 

Auto  Supply 

11.3 

1,979,429 

15 

296,914 

Building  Materials/Hardware 

1.9 

332,825 

30 

99,847 

Drug  Stores 

3.2 

560,546 

50 

280,273 

Other 

12.5 

2,189,635 

15 

328,445 

TOTAL 

100.0% 

$17,517,076 

$4,494,003 

Sales  and  Marketing  Management,  "Survey  of  Buying  Power, 

Data  Service, 

1976" 

**For  procedure  see  Table  5. 
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GROSS  SQUARE  FOOTAGE  OF  FLOOR  SPACE  JUSTIFIED 
BY  AVAILABLE  TRADE  AREA  DOLLARS 


POTENTIAL  GROWTH  WITHIN  EXISTING  MARKETS 


Table  #7  shows  the  gross  amount  of 
square  footage  of  retail  space  which 
could  be  supported  by  the  estimated 
available  trade  area  dollars.  These 
figures  area  based  on  national  standards 
for  the  volume  of  sales  which  are 
typically  realized  per  square  foot  of 
floor  space  for  each  type  of  retail 
outlet.     For  purposes  of  comparison  the 
existing  amount  of  floor  space  in  each 
retail  category  present  on  Cortland 
Avenue  is  also  given.     The  purpose  of 
this  comparison  is  to  determine  in 
which  categories  Cortland  Avenue  has  too 
much  or  too  little  retail  area. 

It  should  be  noted,  however,   that  the 
estimate  of  supportable  floor  space  is 
based  solely  on  anticipated  expenditures 
from  within  the  primary  trade  area.  To 
the  extent  that  there  is  patronage  from 
other  secondary  markets,   these  figures 
may  be  higher. 


Any  increase  in  the  population  of  the 
local  trade  area  would  mean  more 
potential  customers  for  Cortland 
Avenue  businesses.  However, 
opportunities  for  increasing  the 
housing  supply  are  not  substantial. 
There  is  limited  vacant  land  available 
for  development,  and  zoning  in  the 
area  precludes  any  major  new 
high-density  development. 

Further  strengthening  of  the  trade  or 
buying  power  is  anticipated  as  a 
result  of  the  home  rehabilitation 
programs  which  are  now  underway 
throughout  Bernal  Heights 
neighborhoods.  Neighborhood 
improvement  programs  to  arrest 
deterioration  are  expected  to 
stabilize  property  values,  indirectly 
leading  to  a  more  solid  base  for 
commercial  activities  on  Cortland 
Avenue. 
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Table  7 

Retail  Space  Supportable  with  Trade  Area  Dollars 

Available 

Retail              Floor  Space 

Existing 

Trade  Area 

Expenditures  Supportable 

Squa re 

Retai.1  Category 

Dollars* 

Per  Square  Foot**     (Square  Feet) 

Footage 

Food 

$  1,760,466 

$131  13,438 

16,870 

Eating  and  Drinking  Places 

987,963 

45  21,954 

13,775 

Drugs 

262,757 

66  3,981 

1,500 

General  Merchandise  (excluding 

department  stores) 

126,122 

41  3,076 

4,610 

Apparel  and  Accessories 

218,087 

33  6,608 

0 

Furniture  and  Home  Furnishings 

80,578 

27  2,984 

0 

App linances 

62,551 

48                         1 , 303 

2,600 

Building  Materials  and  Hardware 

296,914 

60  4,948 

2,000 

Packaged  Liquor 

99,847 

80                         1 , 248 

4,800 

Auto  Supply 

280,273 

40                          7 , 006 

0 

Other  Retail 

328  ,445 

6,300 

$  4,494,003 

66,546  sq. 

ft.      52,455  sq.  ft. 

*    Table  6,  Column  4 

The  Dollars  and  Cents  of  Shopp 

ing  Centers, 

Urban  Land  Institute,  1975 
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MARKET  ANALYSIS  CONCLUSIONS 


Evaluation  of  nearby  competing 
shopping  districts  and  of  the  unique 
topography  of  Bernal  Heights,  the 
amount  of  commercially  zoned  land,  and 
mix  of  businesses  indicates  that  the 
primary  trade  area  for  Cortland  Avenue 
is  realistically  limited  to  the 
southern  slopes  of  Bernal  Heights. 

Estimates  of  trade  area  buying  power 
and  national  standards  for  retail 
expenditures  per  square  foot  lead  to 
the  conclusion  that  the  total  amount 
of  commercial  space  on  Cortland  Avenue 
is  adequate  to  serve  the  primary  trade 
area.     If  the  vacant  square  footage  on 
the  street  were  added  to  the  total 
existing  square  footage   (indicated  in 
Column  4  of  Table  #7)    the  figure  is 
nearly  equivalent  to  the  total  amount 
of  floor  space  supportable   (shown  in 
Column  3  of  the  same  table) . 

The  mismatch  of  square  footages  in 
individual  categories  in  Columns  3  and 
4  of  Table  #7  suggest  that  some 
reapportionment  of  goods  and  services 
may  be  appropriate.     Potentials  for 
development  in  individual  areas  must 
be  considered  in  conjunction  with 
nearby  competition,   local  preferences, 
and  land  availability.     For  example, 
there  would  appear  to  be  an  adequate 
market  to  support  additional 
restaurants,  drugs,  apparel. 


furniture,  building  materials,  and 
auto  supply.     However,  the 
availability  of  building  materials  on 
nearby  Bayshore  Boulevard,  and  auto 
supplies  on  Mission  Street  may 
moderate  potential  for  these 
activities  on  Cortland  Avenue. 
Nevertheless,   some  expansion  in  these 
categories  may  be  warranted  if 
customers  can  be  drawn  from  other 
areas  of  Bernal  Heights. 

The  primary  function  of  a  traditional 
market  analysis  is  to  determine  the 
extent  to  which  the  commercial 
district  is  actually  capturing  the 
potentially  available  trade  area 
dollars.     In  this  case  it  was  not 
feasible  to  obtain  actual  gross  sales 
receipts  or  to  precisely  determine 
trade  area  income.     However,  a 
qualitative  assessment  of  business 
performance  was  based  primarily  on 
comparisons  with  other  districts, 
merchant  and  customer  interviews, 
physical  condition,  and  business 
activity.     It  was  concluded  that  while 
the  development  potential  of  Cortland 
Avenue  is  limited  to  that  of  a 
neighborhood  serving  convenience 
district  there  is  room  for  significant 
improvement  of  the  economic  vitality 
of  business  in  these  categories.  The 
business  development  and  physical 
development  plans  which  follow  are 
both  designed  to  enhance  this 
po  tent  ial . 
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RECOMMENDATIONS 


GOALS  AND  OBJECTIVES 

A  number  of  factors  indicate  that 
commercial  activity  on  Cortland  Avenue 
is  not  as  healthy  as  it  could  be; 
average  sales  volume  per  store  is  low 
compared  to  other  commercial  strips 
and  Cortland  Avenue  shops  attract  only 
limited  local  shopping  dollars. 

Within  walking  distance  of  Cortland 
Avenue  are  many  shopper  dollars  that 
could  be  attracted.     Cortland  Avenue 
would  not  have  to  lose  its 
neighborhood-serving  character  to 
increase  its  sales  volume. 

Immediate  goals  of  this  plan  are  to 
maintain  and  stabilize  the 
neighborhood-serving  character  of 
Cortland  Avenue  business  and  to 
enhance  the  viability  of  existing 
small  business  along  Cortland  Avenue. 

These  goals  preclude  any  redevelopment 
that  would  displace  existing  merchants 
and  residents.     The  objectives  that 
follow  are  aimed  at  protecting  and 
serving  existing  residents  and 
merchants. 


ENCOURAGE  COMMERCIAL  BUILDING  REHABILITATION 
AND  FACADE  IMPROVEMENT 


Rehabilitation,  renovation  and 
remodeling  with  particular  emphasis  on 
facade   (walls,  windows,  painting  and 
color  coordination,  drains,  doors, 
porch/steps,  sidewalks,  signing, 
grills  and  awnings). 

PROVIDE  ASSISTANCE  IN  MANAGEMENT  AND  BUSINESS 
OPERATION 

Bookkeeping  service,  item  selection, 
marketing,  merchandising  credit 
financing,  and  better  community 
relations. 


FACILITATE  COmERCIAL  AMENITIES  IMPROVEMENT 


Streetcleaning,  tree  planting, 
increase  in  police  protection, 
increase  in  parking,  and  street 
improvement. 


PROVIDE  BUSINESS  LOANS 


Loans  are  available  for  purchase  of 
land,  construction  of  a  building, 
purchase  of  equipment,  working 
capital,   inventory,  supplies, 
materials,   facility  renovation  and 
business  expansion. 

IMPROVE  COmUNITY  RELATIONS 


Advertising,  public  service, 
employment  opportunities  for  local 
residents,  especially  youth. 


POLICIES 

Future  direction  for  the  Cortland 
Avenue  community  requires  a  complex 
planning  process  involving  the 
participation  of  private  citizens, 
public  officials,   and  other 
contributors  to  the  community.  It 
begins  with  the  definition  of 
objectives  and  policies  which  appro- 
priately address  both  the  needs  of 
local  citizens  and  the  constraints  of 
governmental  decision-makers.  These 
proposals  can  then  be  effectively 
applied  if  each  planning  participant 
accepts  a  role  and  a  responsibility  in 
the  implementation  effort. 


The  following  policies  include  both 
private  and  public  improvements  to  aid 
commercial  revitalization  by  making 
the  shopping  area  safer,  more 
accessible  and  attractive  for 
customers. 

POLICY  1:    ENCOURAGE  VARIETY^  QUALITY 
QUANTITY^  AND  CONVENIENCE  OF  LOCAL  SHOPS 


New  businesses  on  Cortland  Avenue 
should  offer  greater  variety  and 
choice  to  local  residents  and  other 
potential  consumers  in  basic 
necessities  such  as  hardware  items. 
Locally  available  goods  should  be  at 
least  comparable  in  price  and  quality 
to  those  offered  throughout  the  city. 
Neighborhood  retail  shops  should  be 
accessible  and  convenient  in  order  to 
meet  the  mobility  requirements  of 
local  residents,  especially  the 
elderly.     Variety,  quality, 
convenience,  and  accessibility  can  be 
enhanced  through  provision  of 

—  sound  and  attractive  commercial 
buildings; 

—  a  merchant's  association  which 
can  participate  with  other 
community  organizations  to 
upgrade  the  nature  and  quality 
of  commercial  operations; 

—  secure  retail  facilities 
protected  from  burglary, 
shoplifting  and  related  crime. 


Citizens  should  support  local 
merchants  who  are  responsible  to  their 
needs,   and  should  continue  to  demand 
improved  services  from  other 
b  us  ine  ss -owne  r  s . 

POLICY  2:    PROVIDE TECHNICAL  ASSISTANCE  TO 
INDIVIDUAL  MERCHANTS 

There  are  a  number  of  public  and 
private  organizations  that  for  little 
or  no  charge  can  assist  small  business 
persons  with  problems  of  management, 
accounting,  m.arketing,  layouts,  access 
to  operating  capital  or  expansion 
capital.     The  Mayor's  Economic 
Development  Council   (EDC)   can  help 
individual  merchants  find  the 
appropriate  organizations  to  assist 
them  with  particular  problems. 

POLICY  3:    PROMOTE  OWNER  OCCUPANCY 

In  order  for  a  revitalizat ion  program 
to  benefit  existing  merchants,  the 
merchants  should  have  a  high  degree  of 
control  over  their  stores,  through 
either  direct  ownership  or  long-term 
fixed  leases.     Otherwise,  some 
increases  in  the  profitability  of  a 
business  or  the  value  of  the  building 
itself  may  end  up  on  the  landlord's 
pockets  through  rent  raises.  On 
Cortland  Avenue,  over  70  percent  of 
the  merchants  do  not  own  their  place 
of  business.     A  program  to  assist 
merchants  in  acquiring  their  stores  is 
needed  if  a  revitalizat ion  program  is 
to  have  long  term  benefits  for  the 
existing  merchants. 


POLICY  ^:    IMPROVE  COMMUNITY  RELATIONS 


In  order  for  Cortland  Avenue  to  become 
a  truly  neighborhood  serving 
commercial  district  the  business 
community  should  take  a  more  active 
role  in  neighborhood  activities.  One 
of  its  most  important  activities 
should  be  to  involve  local  youth  in 
improvement  projects  such  as  a 
demonstration  facade  paint  program. 


BUSINESS  DEVELOPIW  PLAN 


This  Business  Development  Plan  is 
based  on  an  objective  examination  of 
Cortland  Avenue's  problems  and 
strengths.     It  takes  into  account 
market  data,   local  merchant  and 
resident  needs  and  desires,   as  well  as 
the  experience  of  similar 
rev itali zation  efforts  in  other 
neighborhood  commercial  districts.  It 
is  intended  to  be  implemented  in 
conjunction  with  the  Physical 
Development  Plan.     The  comprehensive 
rev i talizat ion  of  Cortland  Avenue  will 
require  coordinated  improvements  in 
business  operations,  private  building 
repairs,   and  public  improvements. 

The  most  practical  objective  of 
neighborhood  business  development  is 
to  stimulate  private  investment.  The 
factor  most  critical  to  achieving  this 
objective  is  the  level  of  confidence 
in  the  financial  return  that  will 
result  from  a  particular  investment. 
The  key  to  the  creation  of  impressions 
that  build  confidence  at  the 
neighborhood  level  is  the  existence  of 
leadership  and  a  degree  of  community 
pr  ide . 

If  the  Cortland  Avenue  merchants  and 
the  principal  players  in  the  community 
continue  to  display  confidence, 
leadership  and  civic  pride,  various 
individual  investments,   small  as  they 
may  be,  can  be  aggregated  to 
stabilize,  enhance,  and  improve  the 
neighborhood . 


The  changing  role  of  the  City  in  this 
public/private  mixed  enterprise  means 
leveraging  private  investment  without 
taking  over  the  responsibilities  of 
the  private  sector.     It  means  working 
out  the  partnership  so  that  each 
partner  knows  his  role  and 
contribution  to  the  new  development 
process . 

The  business  development  activities 
for  Cortland  Avenue  should  include 
this  partnership  in  the  following 
major  categories: 

Merchants  Association 
Financ  ing 

Business  Adaptation 
Advertising  and  Promotion 
Community  Relations 
Cooperative  Security  Program 
Business  Attraction 


MERCHANTS  ASSOCIATION 

A  strong  merchants  association  is 
essential.     Neighborhood  commercial 
revitalization  requires  continuing 
cooperation  among  local  merchants. 
Strong  individual  leadership  is 
another  key.     Active  participation  and 
leadership  by  personnel  of  local 
lending  institutions,  especially 
managers  of  commercial  banks,   is  vital 
to  success.     The  strength  of  the 
merchants  association  depends  wholly 
on  the  quality  of   its  leadership. 
Neighborhood  citizen  support  is  also 
important.     Business  district 


improvements  which  require  public 
funds  must  be  a  priority  of  area 
residents  as  well  as  business  owners. 

The  existing  core  merchants  group 
should  intensify  its  efforts  to  expand 
membership  to  include  100  percent  of 
the  district  merchants.     This  group 
should  be  the  lead  agency  for 
implementation  of  the  business  and 
physical  development  plans.     A  monthly 
newsletter  should  be  used  as  a 
communications  tool  to  inform  business 
operators,  property  owners,  and 
neighborhood  resident  groups  of 
improvement  program  progress. 

The  association  should  designate 
committees  to  take  charge  of  the 
different  program  activities 
recommended  in  this  report,  for 
example,  advertising  or  business 
attraction.     A  special  effort  should 
be  made  to  establish  liaison  with  the 
San  Francisco  Council  of  District 
Merchants  toward  the  development  of  a 
consultant  team  which  could  present 
group  seminars  or  consultations  with 
individual  merchants  on  business 
adaptation,  financing,  facade 
improvements  and  other  activities. 


FINANCING 

Making  financing  available  on 
reasonable  terms  (low-interest/ 
long-terms)   can  often  be  the  most 
important  single  element  in  stimulating 


business  expansions  or  new  business 
development.     However,  expansion  plans 
should  be  based  upon  conservative 
estimates  of  market  potential  so  that 
the  expanding  business  does  not  face 
capital  expenditures  with  only 
marginal  increases  in  sales. 

Private  financing  together  with  SBA, 
CDBG  funds  or  other  sources  to 
revitalize  Cortland  Avenue  will  be 
necessary  to  assist  in  the  acquisition 
of  buildings,  expansion  and/or  reno- 
vation of  present  businesses.  Lenders 
must  be  convinced  that  the  risk  of 
lending  to  businesses  .in  the  area  is 
not  too  high.     The  main  risk-reducer 
in  this  situation  is  the  coordinated 
commitment  to  revitali zation  of 
Cortland  Avenue  from  the  City,  the 
Cortland  merchants,  property  owners, 
and  other  agencies.     If  the  lending 
institution  is  convinced  that  the 
project  represents  a  serious 
commitment  to  turn  around  the  whole 
neighborhood,   it  may  be  more  inclined 
to  make  the  loan. 

To  encourage  reinvestment  by  small 
businesses  on  Cortland  Avenue,  there 
must  be  long-term  loan  funds 
available.     The  SBA  "502"  Local 
Development  Corporation  Program 
provides  long-term  financing  to  small 
businesses  concerns  through  a 
community-based  development  company; 
the  loans  may  be  direct  or  guaranteed 
up  to  90  percent  of  the  loan  and  up  to 
$500,000  per  project.     The  loans  can 
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extend  up  to  25  years.     Funds  can  be 
used  to  purchase  land  and  to  purchase, 
expand,  annex,  construct,  or  modernize 
buildings  as  well  as  machinery  and 
equipment  and  leasehold  improvements. 
This  is  user  financing  only. 

A  business  expansion  or  a  change  in 
product  lines,   for  example,  may 
require  working  capital  to  acquire 
inventory,   finance  accounts 
receivable,  or  hire  personnel.     A  new 
business,  on  the  other  hand,  may 
require  equity  capital  in  order  to 
obtain  financing  from  other  sources. 
SBA' s  7(a)   loan  guarantees  and  SBA's 
Equal  Opportunity   (EOL)    loans  can  be 
used  for  working  capital,  machinery 
and  equipment,  and  leasehold 
improvements,   renovations,  rehabilita- 
tion and  construction.     The  term  of 
the  loans  for  working  capital 
generally  are  under  seven  years;  for 
machinery  and  equipment  generally 
under   ten  years;   up  to  20  years  for 
real  property  financing — land  and 
building.     The  EOL  program  is  designed 
to  assist  low  income  or  socially  or 
economically  disadvantaged  persons  to 
establish,  preserve  and  strengthen 
small  businesses. 

A  facade  improvement  loan  program 
(exterior  or   interiors)   on  Cortland 
could  be  developed  involving  CDBG 
funds  and  private  lending  institution 
funds.     Both  the  property  owner  and 
the  merchant  tenants  would  be 
eligible.     The  program  would  be  aimed 
at  minimizing  displacement  and  fixed 


cost  impacts  on  existing  businesses. 
The  basic  idea  would  be  to  use  CDBG 
funds  to  lower  the  interest  rate  on  an 
otherwise  private,  market-rate 
rehabilitation  loan  and/or  to  serve  as 
security  for  the  loan. 

In  order  for  a  revitalization  program 
to  be  successful  —  to  benefit 
existing  merchants  —  the  merchants 
should  have  a  high  degree  of  control 
over  their  stores,  either  through 
direct  ownership  or  long-term  fixed 
leases.     A  program  to  assist  merchants 
in  acquiring  their  stores  is  needed  if 
a  revitalization  program  is  to  have  a 
beneficial  long  term  effect  for  the 
existing  merchants. 

Technical  assistance  in  arranging 
financing,  analyzing  financial 
statements  of  the  individual  business, 
structuring  the  loan  package,  working 
with  private  lenders  and  bringing 
together  the  government  agencies  is 
available  to  the  Cortland  Avenue 
Merchants  by  the  Mayor's  Economic 
Development  Council   (EDC)  staff. 


BUSINESS  ADAPTATION 

The  adaptation  of  existing  businesses 
is  required  when  operational  practices 
tend  to  discourage  shopping,  such  as 
inconsistent  hours,   lack  of 
cleanliness,   non-competitive  pricing 
or  the  absence  of  certain  critical 
product  lines.     Changing  these 
practices  and  introducing  certain 


operational  disciplines  for  Cortland 
Avenue  merchants  could  be  a 
programmatic  response  to  identified 
operational  deficiencies. 

For  example,   it  may  be  desirable  to 
change  a  store's  product  lines  or 
product  mix  in  order  to  appeal  to  a 
certain  age  group  in  the  Cortland 
area.     It  was  revealed  in  the  1970 
census  data  that  the  median  age  for 
males  in  the  Cortland  area  was  28.1 
years,  while  the  median  age  group  for 
females  was  29.6  years.     When  the  1980 
census  data  is  available  certain  facts 
regarding  customer  profile  will  be 
useful  in  attracting  additional 
customers  to  Cortland  Avenue. 

Technical  operational  assistance 
should  be  made  available  to  existing 
merchants  through  small  business 
workshops  and  seminars,  and  scheduled 
speakers  at  merchant's  meetings. 
Topics  could  include  merchandising 
techniques,  display,  inventory 
control,   financial  management, 
accounting,  credit  policy,  personnel 
management,  occupational  safety, 
security,  and  maintenance. 


ADVERTISING  AND  PROMOTION 

Merchants  should  develop  an  aggressive 
advertising  and  promotional  program  to 
inform  potential  customers  of  the  new 
business  development  on  Cortland 
Avenue.     This  involves  using  the  media 


to  the  best  advantage  and  developing 
promotional  events,  such  as  grand 
opening  sales,  sidewalk  sales,  holiday 
sales  and  door  prizes  to  attract 
customers.     Cooperative  purchase  of 
advertising  space  can  bring  radio  and 
newspaper  ads  within  the  reach  of  the 
merchants  association  budget. 

With  40  percent  of  the  population  of 
Latin  descent  in  the  Bernal  Heights 
area,  promotional  events  could  be 
organized  around  ethnic  and  cultural 
themes. 


COMMUNITY  RELATIONS 

In  addition  to  sales  promotions,  the 
Cortland  Merchants  can  foster  good 
community  relations  by  cooperating 
with  community  groups  who  wish  to 
sponsor  activities  in  the  shopping 
area.     These  could  include  school  art 
exhibits,  energy  conservation 
exhibits,  and  recycling  campaigns. 

These  events  are  often  newsworthy, 
particularly  in  neighborhood  and 
community  newspapers  and  the  free 
publicity  is  always  welcome.  Public 
service  announcements  are  also 
available  for  such  events.  While 
these  events  do  not  usually  generate 
significant  sales  by  themselves,  they 
do  build  good  community  relations  and 
familiarize  people  with  the  shopping 
area. 


Because  recreational  facilities  in 
Bernal  Heights  are  limited,  local 
youth  tend  to  congregate  on  Cortland 
Avenue  and  as  such  are  important 
business  district  citizens.     They  are 
also  potential  customers  and 
employees.     An  aggressive  program  to 
increase  positive  youth/business 
contacts  should  be  developed.  This 
could  initially  include  employment  of 
youth  in  the  proposed  demonstration 
storefront  paint  program  and  should 
also  include  hiring  of  youth  for 
part-time,   after-school  jobs  in  the 
Cortland  Avenue  stores. 


COOPERATIVE  SECURITY  PROGRAM 

Cortland  Avenue  Merchant  Association 
should  initiate  a  Security  Task  Force 
to  develop  strategies  in  which  they 
pool  resources  to  improve  security  and 
safety  along  Cortland  Avenue. 
Merchants  ana  residents  should  request 
additional  full-time  night  patrols 
from  the  San  Francisco  Police 
Department. 


BUSINESS  ATTRACTION 


In  the  Department  of  City  Planning 
survey,  many  of  those  interviewed 
indicated  a  desire  for  new  businesses 
along  Cortland  Avenue,   such  as  a 
variety  store,  an  art  supply  shop, 
plant  shop,  hardware  store,  and 
restaurants.     New  businesses  along 
with  a  general  improvement  on  the 
appearance  of  Cortland  Avenue  would 
encourage  people  to  shop  on  Cortland 
Avenue. 

The  Cortland  Merchants  Association 
with  assistance  from  the  Economic 
Development  Council  and  perhaps  the 
San  Francisco  Council  of  District 
Merchants  and  the  Chamber  of  Commerce 
should  develop  an  Investors  Guide. 
This  guide  would  identify  vacant  and 
available  space  and  the  types  of 
businesses  needed  on  Cortland  Avenue. 
This  investors  guide  could  be 
distributed  to  local  realtors, 
businesses  in  other  districts  which 
might  be  considering  expanding,  and 
other  potential  investors  and 
developers . 


PHYSICAL  DEVELOPMENT  PLAN 

Bernal  Heights  has  many  environmental 
assets,   such  as  the  panoramic  views  of 
the  city,   the  parks,  and  the  irregular 
streets  which  lend  charm  and 
contribute  to  the  overall  livability 
of  the  neighborhood.     However,  a 
number  of  problems  tend  to  detract 
from  the  Hill's  overall  amenities. 
These  problems  can  be  attributed  in 
part  to  neglect  and  indifference. 


Other  problems  can  be  significantly 
improved  with  technical  and  financial 
assistance. 

Joint  action  on  the  part  of  the 
private  and  public  sectors  is  required 
if  a  street  improvement  program  is  to 
be  successful.     Any  decisions 
regarding  specific  features  of  the 
following  recommended  programs  will 
logically  involve  representatives  from 
the  City,  merchants,  property  owners, 
ana  neighborhooa  residents. 
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Recommendations  for  physical 
improvements  are  groupea  into  the 
following  areas: 

Demonstration  Storefront  Paint  Program 
Other  Facade  Improvements 


Street  Improvements 
Tree  Planting 
Trash  Receptacles 
Street  Lights 
Improved  Parking 
Ramped  Curbs 
Transpor  tat ion 


Zoning 
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One  of  the  major  community  concerns  is 
the  image  of  blight  found  in  areas 
such  as  private  empty  lots,  and  in  the 
residential-commercial  area  of 
Cortland  Avenue.     Other  concerns 
relate  to  the  need  for   improving  the 
appearance  of  the  neighDorhood 
environment  particularly  around  the 
public  housing  projects.  Unsightly 
utility  wires  and  poles,  and  the 
general  absence  of  street  vegetation 
also  contribute  to  a  bleak  and 
monotonous  street-scape.     Some  visual 
differentiation  is  needed  to  maintain 
neighborhood  identity. 

One  of  the  most  significant  elements 
which  determines  the  character  of  a 
street  is  its  building  facades.  Many 
of  the  buildings  on  Cortland  Avenue 
are  in  poor  condition,  and  this 
commercial  district  reflects  poorly  on 
the  community  surrounding  Cortlan '. 
Avenue.     The  poor  condition  of  these 
buildings  contributes  to  the 
difficulty  in  attracting  new 
businesses  and  may  aiso  have  a 
detrimental  effect  on  the  established 
businesses  on  Cortland  Avenue. 


POTENTIAL  WAYS  TO  VISUALLY  REINFORCE  THE  IDENTITY  OF  A  OTMUNITY 


1.  IDENTIFYING  COLOR  SCHEME. 

2.  WELL-PLACED  GROUPS  OF  TREES  OF  SHRUBS.     CONTAINER  PLANTING 
OR  OTHER  STREET  LANDSCAPING  IN  APPROPRIATE  AREAS. 

3.  CANOPIES  OR  AWNINGS  OF  HARMONIOUS  COLORS  AND/OR  SHAPES. 

4.  UNIFORM  LIGHTING  SYSTEMSj  BOTH  FOR  PUBLIC  STREET  LIGHTS 
AND  INDIVIDUAL  STOREFRONT  LIGHTS. 

5.  SIGNS  IN  CORRESPONDING  COLORS^   SHAPES  AND  SIZES. 

6.  BANNERS. 

7.  A  NEW  LANDMARK  SYMBOL  OR  RESTORED  HISTORICAL  IMAGE. 

8.  STREET  ADDRESS  NUMBERS  OF  UNIFORM  SIZE  AND  COLOR. 

9.  DISTINCTIVE  LETTERING  ON  SIGNS  WITH  STANDARDIZED  HEIGHT. 

10.  PEDESTRIAN-SHOPPER  ACTIVITIES  WITH  RECREAT lONAL^  CULTURAL 
FACILITIES. 
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CORTLAND  AVENUE  -  Before  and  after  facade  improvements 


Tne  large  number  of  deteriorating 
store  fronts  is  the  greatest  single 
factor  responsible  for  the  runaown 
appearance  of   the  Cortland  Avenue 
commercial  district.     This  problem  is 
significant  on  blocks  where  a  series 
of  these  storefronts  coincide.  The 
most  visible  problem  among  these 
buildings  is  that  of  fadea  and  peeling 
paint.     A  coat  of  fresh  paint  would 
greatly  improve  the  appearance  of 
Cortland  Avenue. 

Imaginative  use  of  color  that  can 
enhance  the  appearance  of  the 
storefronts  on  Cortland  Avenue.  By 
using  complimentary  colors  on  the  trim 
of  a  building,   its  visual  appearance 
is  strengthened.     Buildings  painted 
contrasting  colors   (such  as  a  dark 
building  adjacent  to  a  row  of  white 
buildings)   conflict  with  the 
continuity  of   the  store  front 
facades.     Also,  conflicting  colors  of 
the  store  rronts  and  tne  floors  aoove 
should  be  eliminated. 


DEMONSTRATION  STOREFRONT  PAINT  PROGRAM 

The  Cortland  Avenue  Merchants 
Association  has  indicated  that  their 
highest  priority  improvement  project 
would  be  a  demonstration  storefront 
paint  program.     Its  goal  would  be  to 
promote  restoration  and  economic 
development  support  tor  more  intensive 
neighborhooa  commercial  rev itali zation , 
to  incur  major  visual  improvements 


affecting  a  number  of  buildings  and 
merchants,   to  expand  merchant  interest 
in  street  renovation  efforts,   and  to 
enrich  the  character  of  depressed 
neighborhood  storefronts.     100  percent 
participation  in  demonstration  blocks 
would  be  requirea  before  the  store- 
front paint  program  would  be 
implemented.     It  would  be  designed  to 
demonstrate  potential  color  design 
improvements  in  target  blocks  selected 
to  achieve  the  strongest  impact.  The 
painting  program  would  be  for  paint 
only  and  would  not  include  any 
structural  work  that  might  be 
required.     The  painting  of  storefronts 
would  be  limited  to  the  exterior 
street  frontage  of  the  building. 
Additional  painting  and  necessary 
restoration  work  should  be  encouraged 
with  the  assistance  of  low-interest 
loans  for  qualified  applicants. 
Planning  and  coordination  of  each 
demonstration  painting  project  would 
be  conaucted  by  City  Planning  and 
Economic  Development  Council  staff. 

The  actual  painting  of  storefronts 
would  be  contracted  to  qualified 
applicants.     Priority  should  be  given 
to  community  based  contractors  or 
contractors  hiring  local  residents. 

The  program  would  operate  with  the 
participation  and  involvement  of 
individual  merchants  and  respective 
merchant  associations.     Efforts  should 
be  made  to  involve  local  youth  in  the 
project  to  the  largest  extent  possible. 
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The  program  would  be  available  on  a 
demonstration  basis  only  as  an  initial 
project  in  a  commercial  revi talizat ion 
program.     The  painting  of  private 
property  storefronts  outside  the 
demonstration  blocks  wouid  remain  the 
responsibility  of  individual  merchants 
ana  property  owners. 


OTHER  FACADE  IMPROVEMENTS 

In  aadition  to  deteriorating  store 
fronts,  many  of  the  signs  have  also 
deteriorated.     Many  signs  are  not  in 
scale  with  the  small  store  fronts. 
Neon  signs  are  not  in  character  with 
the  village  quality  of  the  street. 
Signs  should  be  designed  so  as  to  be 
in  proportion  with  the  scale  of  the 
store  fronts  and  be  consistent  with 
the  architectural  style  of  Cortland 
Avenue. 

Awnings  could  also  be  used  along 
Cortland  Avenue  to  enhance  the  overall 
appearance  of  the  street,  but 
presently  few  of  the  storeowners  who 
have  awnings  use  them  to  full 
advantage.     This  could  be  because  the 
awning  are  dirty  and  ragged,  or 
inoperable.     The  restoration  of  these 
awnings,   especially  on  the  north  side 
of  Cortland  Avenue,  would  be 
beneficial  for  both  the  pedestrian 
shoppers  and  store  owners.  These 
awnings  would  offer  shade  from  the  sun 
and  protection  from  the  rain  to 
pedestrians  along  Cortland  Avenue. 


They  would  also  shield  the  display 
windows  of  the  stores  from  the  fading 
effects  of  direct  sunlight  and  its 
accompanying  heat  build-up.  The 
awnings  would  also  reduce  the  glare 
and  reflections  on  the  windows  so  that 
pedestrians  could  see  the  window 
displays  more  clearly. 

In  conjunction  with  the  storefront 
demonstration  paint  program  merchants 
should  seek  design  assistance  in  the 
selection  of  appropriate  new  signs  and 
awnings. 

Cortland  Avenue  is  characterized  by 
modest  one  and  two  story  buildings. 
Many  of  the  commercial  buildings  were 
built  before  1939  which  makes  them 
over  40  years  old.     The  following 
structural  improvements  should  be 
considered  for  revitalization: 

—  Storefront  lighting  may 
need  improvement  or 
modification; 

Splash  panels  may  need 
replacement; 

Windows  may  need  repairs; 

—  Security  gratings  may  need 
repair  or  repainting; 

Electrical  and  plumbing 
work  may  be  necessary  for 
some  buildings; 
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Condition  of  sidewalks, 
doors,  steps  and  drains 
should  be  evaluated  for 
maintenance  or  replacement. 


Along  with  the  problem  of 
deteriorating  store  fronts  is  the 
problem  of  vacancy.     Cortland  Avenue 
has  been  plagued  with  a  high 
percentage  of  vacant  stores  and  a  high 
turnover  rate.     Many  shops  are  left  in 
disrepair.     The  needed  paint  ana 
repair  to  restore  these  shops  would 
require  work  and  money,  therefore 
discouraging  potential  lessees.  These 
empty  shops  are  prone  to  vandalism, 
thus  compounding  the  existing 
problem.     Also,  dirt  and  litter 
accumulate  on  the  sidewalks  in  front 
of  the  vacant  stores  which  aggravates 
the  garbage  problem  that  exists  on 
Cortland  Avenue.     It  is  essential  that 
these  shops  be  upgraded,   so  that  new 
businesses  will  be  encouraged  to  move 
to  Cortland  Avenue. 


Because  Cortlana  Avenue  has  narrow 
sidewalks,   10  feet  wide,  a  close 
relationship  exists  between  the 
pedestrians  and  the  store  fronts.  It 
is  therefore  especially  important  for 
the  shop  owners  to  have  attractive 
window  displays.     While  the  shop 
owners  may  seek  a  sense  of  security 
behind  their  boarded-up  or  barred 
windows,   this  may  act  as  a  barrier  to 
potential  customers.     People  are 
hesitant  to  venture  into  unknown  areas 


which  are  hidden  behind  boarded-up 
windows.     Opening  up  the  display 
windows  would  make  it  possible  for 
pedestrians  to  see  into  the  stores, 
inviting  them  to  go  in  and  look 
around.     As  an  example,  grocery  stores 
could  profit  by  placing  their 
produce  in  the  windows  as  a  means  of 
attracting  more  customers  into  the 
store.     Other  benefits  of  a  good 
window  display  include:  improvements 
to  the  appearance  of  the  entire  store 
front,    (a  bad  window  display  can 
detract  from  an  otherwise 
well-designed  storefront),  making  the 
entire  street  more  visually 
interesting,   inviting  window  shopping 
and  increasing  impulse  sales. 


STREET  IMPROVEMENTS 

Street  beautif ication  would  be  another 
major  improvement  action  to  help  spur 
business.     As  previously  mentioned, 
street  litter  and  poorly  maintained 
buildings  were  among  the  most  common 
complaints  listed  in  a  survey  of 
neighborhood  residents  conducted  by 
the  Department  of  City  Planning  during 
the  spring  of  1980.     An  effective 
street  beauti f icat ion  program  could 
thus  remove  what  appears  to  be  one  of 
the  major  obstacles  to  increased 
shopping  on  Cortland  Avenue.     Such  a 
program  should  be  designed  in  a  manner 
that  will  draw  on  the  existing 
physical  assets  of  the  street.  These 
include  a  favorable  location  vis-a-vis 


Holiy  Park  and  Bernal  Hill,  an 
attractive  scaie,   a  sense  of 
containment  and  easy  identity,  and  the 
many  interesting  building  facades  that 
line  the  street.     Since  most  of  the 
shopping  is  done  by  people  who  walk 
rather  than  drive,  an  effort  should  be 
made  to  give  Cortland  Avenue  a  strong 
pedestrian  orientation. 

The  following  improvements  should  be 
scheduled  for  funding  and 
implementation  as  soon  as  possible. 


Tree  Planting 

Presently,   the  absence  of  trees  and 
open  space  on  Cortland  Avenue  confines 
the  urban  landscape  to  one  of  concrete 
and  congestion.     Trees  would  be 
particularly  helpful  in  breaking  this 
unsightly  continuum  and  contribute  to 
an  attractive  image  which  encourages 
shopping . 

Trash  Receptacles 

Litter  poses  another  unsightly  problem 
for  the  area.     Tne  installation  of 
waste  receptacles  would  help  to 
alleviate  this  problem.     An  advertised 
anti-litter  campaign  to  encourage 
tneir  use  would  also  help  enhance 
feelings  of  community  pride. 


Street  Lights 


Improved  street  lighting  in  the  form 
of  converted  or  additional  fixtures 
and  lighting  fixture  maintenance  would 
be  helpful  along  Cortland  Avenue  and 
adjacent  streets.     This  proposed 
lighting  improvement  would  help  insure 
safer  streets  for  residents,  shoppers, 
and  restaurant  patrons.  With 
increased  foliage  along  Cortland 
Avenue,   the  additional  lighting 
becomes  more  important  as  street  trees 
mature  and  shade  greater  areas. 

Improved  Parking 

The  current  parking  problem  does  not 
result  from  an  inadequate  number  of 
parking  spaces.     Rather,  the  problem 
is  a  result  of  misuse  of  available 
space.     Too  many  merchants  and 
business  employees  are  parking  in 
prime  customer  parking  spaces.     It  is 
proposed  that  merchants  and  other 
business  people  arrange  with  nearby 
churches  to  use  the  empty  church 
parking  lots  during  the  work  week. 
This  would  free  curbside  spaces  for 
customers.     The  cost  would  probably  be 
only  a  small  maintenance  fee.  With 
good  participation,   this  practice 
would  solve  the  immediate  parking 
problem  for  some  time. 


Enforcement  of  parking  time  limits 
would  also  improve  the  parking 
situation.     Past  problems  indicate 
that  broad  community  support  would  be 
required  to  encourage  such  police 
action.     Community  support  to  enforce 
parking  regulations  should  grow  as 
commercial  improvement  and  revitaliza- 
tion  efforts  materialize. 

Ramped  Curbs 

The  primary  users  of  the  commercial 
area  are  residents  within  walking 
distance.     The  absence  of  ramps  at 
intersections  inhibits  elderly  and 
handicapped  residents  access  to  the 
area.     This  problem  can  be  solved  by 
addressing  neighborhooa  requests  for 
ramp  installation  by  the  Department  of 
Public  Works. 

Transpor  tat  ion 

Since  the  need  to  travel  affects 
people  daily,   transportation  is  a 
major  factor  in  determining  people's 
satisfaction  with  their  neighborhood. 
A  good  transportation  system 
contributes  significantly  to  the 
livability  of  the  neighborhood. 

Cortland  Avenue  is  located  three 
blocks  south  of  Bernal  Hill,  and  it 
stretches  from  Mission  Street  to 
Bayshore  Boulevard.     Because  it  acts 
as  a  major  axis  between  Mission  Street 
and  Bayshore  Boulevard,  Cortland 
Avenue  is  a  heavily  used  street.  The 


major  issue  concerning  traffic  in  the 
Bernal  Heights  area  is  the  excessive 
speed  of  traffic.     The  intrusion  of 
large  trucks  double-parked  while 
making  deliveries  is  also  a  matter  of 
concern. 


Sidewalk  extensions  to  narrow  the 
street  space  would  assist  in  reducing 
traffic  speed  because  most  drivers 
tend  to  slow  down  in  confined  spaces. 
Sidewalk  extensions  would  also  provide 
room  for  planting  areas  and  benches 
where  shoppers  could  sit  and  rest. 
These  extensions  could  be  located  at 
the  intersection  in  front  of  the  Bank 
of  America,  and  in  front  of  the 
library.  Sidewalk  extensions  could 
also  indicate  pedestrian  lanes  where 
people  can  cross  Cortland  Avenue 
safely,   thus  encouraging  pedestrian 
traffic. 


Peak  hour  traffic  could  be  regulated 
by  timing  or  synchronizing  traffic 
lights  along  Cortland  Avenue  ana  its 
intersecting  arteries,  and  prohibiting 
delivery  services  at  these  hours. 

Pedestrian  activity  levels  on  Cortland 
Avenue  are  high.     Street  crossing  can 
be  dangerous  for  children,  elderly  and 
handicapped.  Traffic  control 
improvements  are  needed  on  Bocana  and 
Cortland  and  at  the  corner  of  Folsom 
and  Cortland. 


Zoning 


No  changes  in  the  residential  land  use 
pattern  are  being  proposed.     The  low 
density  residential  pattern  is  well 
establisned  and  should  be  protected. 

Cortlana  Avenue  commercial  area  is 
characterized  by  mixed  residential  and 
commercial  uses.  Commercial 
activities  are  generally  limited  to 
the  ground  floor  with  upper  floor 
apartments  in  some  buildings.  In 
other  buildings,   the  use  is  solely 
residential.     The  combined 
commercial/residential  use  is  a 
desirable  feature  in  the  commercial 
area  and  should  be  retained. 

Expansion  of  commercial  activities 
should  generally  be  restricted  to  the 
ground  floor  and  should  not  result  in 
suDstantial  loss  of  existing  dwelling 
units.     New  Dusinesses  should  be 
limited  to  providing  goods  and 
services  that  meet  tne  frequent  and 
recurring  neeas  of  residents  within 
the  neighborhood  and  should  not 
attract  an  excessive  amount  of 
external  automobile  traffic.  New 
nousing  should  be  developed  above  the 
ground  floor  for  residents  who  desire 
the  convenience  of  living  near 
commercial  facilities. 


RESOURCES 


Bernal  Heights  residents  have 
demonstrated  their  commitment  and  have 
begun  already  to  undertake  some  of  the 
activities  and  projects  proposed  in 
the  plan.     Some  developers  and  land 
owners  have  indicated  a  willingness  to 
coordinate  their  efforts  with  the 
objectives  of  the  community. 

This  section  outlines  the  possible 
funding  sources  and  actions  for 
implementing  the  plan.  Various 
approaches  are  needed  to  secure  funds 
to  carry  out  the  improvements.  In 
order  to  make  rehabilitation  of 
commercial  storefronts  and  housing  in 
mixed  use  buildings  feasible  and  to 
minimize  costs  of  such  rehabilitation 
for  owners  and  tenants,  an  inventory 
of  available  resources  must  be 
identified.     Once  the  inventory  of 
resources  has  been  established,  work 
can  begin  on  developing  the  specific 
programs  needed  to  bring  about  the 
kind  of  change  desired. 

These  programs  are  generally  difficult 
to  establish  and  will  require  broad 
support.     The  plan  will  require  the 
community  to  be  organized  (around 
existing  organizations)    to  carry  out 
the  improvement  projects.  Since 
requests  for  public  funds  will  be 
competitive  on  a  citywide  basis, 


broad  community  support  in  favor  of 
the  projects  will  increase  the 
likelihood  of  their  funding  and 
implementation. 


TECHNICAL  EXPERTISE  AND  ASSISTANCE 

The  Department  of  City  Planning  (DCP) 
prepares  plans  and  studies  as 
requested  by  community  organizations. 
These  studies  cover  such  topics  as 
commercial,  housing,  public 
improvements,  economics  and  design. 
These  studies  are  prepared  to  provide 
a  catalyst  for  on-going  and  future 
development.     The  DCP  has  the 
expertise  to  coordinate  and  facilitate 
community-wide  proposed  improvements 
for  Cortland  Avenue. 

The  Mayor's  Office  of  Community 
Development   (OCD)   administers  all 
federal  and  state  grants  relative  to 
community  development.     They  dispurse 
funds  to  local  community  development 
corporations  and  groups.     They  work  as 
liaison  to  those  community  groups  that 
need  assistance  in  interpretation  of 
programs.     If  information  cannot  be 
found  then  persons  are  referred  to 
other  agencies. 
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The  Mayor's  Economic  Development 
Council   (EDC)   administers  certain 
Federally  sponsorea  programs  aimed  at 
financing  businesses  that  are  unable 
to  obtain  loans  on  conventional 
terms.     The  EDC  has  the  expertise  in 
arranging  financing.     It  has 
professional  financial  loan  packagers 
who  can  bring  together  government  loan 
programs,  guarantees  and  private 
lending  institutions. 

The  Department  of  Public  Works 
provides  technical  expertise  to 
community  groups  for  the  physical 
upgrading  of  outdoor  areas  -  streets, 
sidewalks,   school  yards,  public 
housing  grounds,   and  vacant  lanas. 
Improvement  of  outdoor  areas  produces 
a  broad  and  positive  impact  on  the 
neighborhood. 

The  Department  of  Puolic  Works  through 
the  Traffic  Engineering  Division,  is 
the  primary  agency  responsible  for 
traffic  safety.     Local  residents  can 
work  with  the  Department  to  identify 
potential  traffic  hazards  and  to 
develop  solutions.     Most  traffic 
problems  that  have  been  identified 
along  Cortlana  Avenue  are  relatively 
minor  ones  that  do  not  require  major 
planning  efforts. 

The  Women  in  Business  Task  Force 
assists  women  who  are  proposing  to 
start  or  expand  a  small  firm,  either 
full-time  or  part-time,   with  the  SBA 
Pilot  Mini-Loan  Program  (maximum 


$20,000).     Proceeds  of  mini-loans  may 
be  used  to  supplement  working  capital, 
purchase  machinery,  equipment  or 
buildings,  or  for  conversion, 
construction  or  expansion  of 
facilities. 


FINANCIAL  ASSISTANCE 

The  Community  Development  Block  Grant 
(CDBG)    is  a  major  source  of  public 
funds  available  for  developing  and 
improving  community  facilities, 
particularly  neighborhood  centers  that 
provide  a  variety  of  social  services. 
This  program  can  make  funds  available 
to  the  community  for    (1)  acquisition, 
renovation  or  construction  of  a  new 
publicly-owned  multi-service 
neighborhood  center  building;  (2) 
development  and  renovation  of 
community  space  in  existing  public 
facilities,   and    (3)   restoration  of 
existing  private  neighborhood 
multi-purpose  or  child  care  facilities. 

Community  Development  Block  Grant  money 
is  available  for  physical  improvements 
in  neighborhood  commercial  areas.  The 
CDBG  can  be  used  most  effectively  in 
support  of  neighborhood  commercial 
revitalizat ion  efforts  through  the 
improvement  of  public  areas  (street 
trees,   trash  receptacles,  special 
paving,  benches,  merchant  directories, 
e  tc .  )  . 
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The  U.   S.  Small  Business  Administration 
(SBA)    loan  programs  provide  attractive, 
long-term,   fixed-asset  financing.  The 
502,   7(a)   and  EOL  loan  programs  are  used 
to  help  stabilize  and  revitalize 
neighborhood  commercial  areas  by  working 
with  neighborhood  community 
corporations,  merchant  associations  and 
community  groups  to  provide  business 
financing . 

The  SBA  7(a)   loan  program  provides 
guaranteed  loans  to  supplement  working 
capital,   to  purchase  machinery, 
equipment  or  a  building,  or  for  the 
conversion,  construction  or  expansion  of 
facilities.     These  loans  are  also 
available  for  start-up  situations. 
Government  guarantees  and,   in  some 
cases,  direct  government  loans,  can 
provide  up  to  95  percent  financing  for 
up  to  25  years. 

The  EOL  program  is  essentially  the  same 
as  above,  however,    it  is  aesigned  to 
assist  low  income  or  socially  or 
economically  disadvantaged  persons  to 
establish,  preserve  and  strengthen  small 
business . 

Local  and  State  gas  tax  funds  are 
available  for  renovating  and  maintaining 
streets  and  related  hardware  and 
facilities  such  as  traffic  control 
indicators  and  devices,  landscaping, 
trees,   lighting,  and  street  furniture. 
These  funds  are  scheduled  annually  in 
the  Capital  Improvement  Program  (CIP) 
based  on  priorities  established  by  the 


Department  of  Public  Works  for  the 
various  streets  and  intersections. 

The  California  Housing  Finance  Agency 
was  established  in  1975  to  issue  revenue 
and  general  obligation  bonds  for  the 
purpose  of  financing  housing  development 
and  rehabilitation  programs.     The  San 
Francisco  Redevelopment  Agency  is 
authorized  to  conduct  a  loan  insurance 
program. 


LOCAL  GROUPS 


The  Cortland  Merchant  Association  was 
established  in  1966  to  help  maintain, 
stabilize  and  revitalize  Cortland 
Avenue.     The  merchant  association  was 
incorporated  in  1977  as  a  nonprofit 
organization.     In  April  of  1979  the 
group  became  a  member  of  tne  San 
Francisco  Council  of  District 
Merchants,  an  organization  set  up  to 
further  small  business  interests. 
Recently,   the  merchant  association 
requested  bids  from  various  community 
based  designers  to  develop  a  logo  and 
letterhead  to  promote  the  Cortlanc 
Avenue  Merchants.     This  is  an 
indication  of  a  move  toward  more 
highly  organized  effort  on  the  part  of 
the  merchant  group.     The  implementation 
of  the  various  proposed  commercial 
improvement  programs  for  Cortland 
Avenue  will  require  a  highly  organized 
merchant  association  of  which  the 
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iogo-letteriiead  competition  is  only  a 
beg  inn  ing . 

The  Bernal  Heights  Cornmunity 
Foundation   (BHCF)    was  incorporated  in 
October  1978  as  a  non-profit  coinmunity 
development  corporation  to  enable  the 
Bernal  Heights  community  to  act  as 
developers  in  the  building  of 
architecturally  compatible,  energy 
efficient  housing  affordable  to  low 
and  moderate  income  people  on  the 
Hill.     The  BHCF's  formation  was  called 
tor  in  the  Elsie  Street  Plan,  a 
neighborhood  produced  plan  that  was 
aaoptea  by  the  San  Francisco  City 
Planning  Commission  on  July  13,  1978. 

The  BHCF  Board  of  Directors  is 
geographically  representative  of 
Bernal  Heights,   ana  consists  mainly  of 
low  and  moderate  income,  long-term 
residents,  most  with  community  and 
management  experience.     Half  the  boara 
are  minority.     The  goal  of  the  BHCF  is 
to  preserve  and  improve  the  Hill  as  a 
low  and  moderate  income,  ethnically 
and  racially  integrated, 
architecturally  diverse  ana  beautiful 
neighborhood,  with  its  fair  share  of 
safe  streets  and  City  services. 

The  Northern  Bernal  Heights 
Improvement  Association  was  organized 
in  1964.     It  expanded  to  include  the 
areas  south  of  Cortland  Avenue  and 
snor  tened  its  name  to  Bernal  Heights 
Association  a  year  later. 


Every  summer  since  1965  the  Association 
has  held  a  fair  on  "Precita  Green", 
attracting  up  to  1,000  people  to  its 
artists'  exhibits,  bazaars,  food 
concessions  and  all-day  entertainment. 
This  event  has  been  preceded  by  the 
publishing  of  a  12-page  tabloid 
neighborhood  journal  which  is 
distributed  to  7,000  households  in  the 
area. 

Activities,  such  as  the  fair,  have 
made  it  possible  tor  the  Association 
to  reach  all  segments  of  the 
community,   thus  compensating  for  a 
lacK  of  continuous  involvement  by  some 
of   its  200-plus  members.  Membership 
in  the  Association  is  almost  as 
diverse  as  the  neighborhood's 
population,  with  the  exception  of  the 
Spanish  speaking  group  where  the 
language  barrier  discourages  active 
participation.     Tenants  and  business 
people  are  encouraged  to  join; 
however,  property  owners  form  the 
majority  of  the  membership. 


IMPLEMENTATION  STRATEGY 


The  following  list  summarizes  the 
program  areas  recommendea  in  tne 
Business  and  Physical  Development 
Plans. 

Business  Development  Plan 

Merchants  Association 
Financing 

Business  Adaptation 
Advertising  and  Promotion 
Community  Relations 
Cooperative  Security  Program 
Business  Attraction 

Physical  Development  Plan 

Demonstration  Storefront  Paint  Program 
Other  Facade  Improvements 
Street  Improvements 

Tree  planting 

Trash  Receptacles 

Street  Lights 

Improved  Parking 

Ramps  Curbs 
Transportation 
Z  on  i  ng 


It  is  recommended  that  improvements 
for  Cortland  Avenue  be  implemented  in 
two  stages.     Phase  I  is  designed  to 
produce  immediate  and  tangible  results 
which  will  generate  the  enthusiasm 
necessary  to  guarantee  the  success  of 
Phase  II.     Staff  from  the  Department 
of  City  Planning  should  immediately  be 
assigned  to  coordinate  the  implementa- 
tion of  Phase  I  Improvements  with  the 
Cortland  Merchants  Association,  the 
Mayor's  Office  of  Community 
Development,   the  Economic  Development 
Council,   the  Bernal  Heights 
Foundation,  and  other  appropriate 
agencies. 


PHASE  I  IFPROVEFENTS 

Demonstration  Storefront  Paint  Program 

Lead  Agency:  Dept.   of  City  Planning 

Funding:  $30,000  CDBG 

Strengthen  Merchants  Association 

Lead  Agency:  Cortland  Merchants 
Association 
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It  is  recommended  that  Phase  II 
Improvements  commence  as  soon  as  an 
effective  organizational  framework 
developed  ana  funding  becomes 
available.     Preliminary  funding 
estimates  are  presented  below. 


PHASE  II  IMPROVBWrS 

Business  Development 

Lead  Agency:  Cortland  Merchants 
Association  with 
technical  assistance 
from  Economic 
Development  Council 

Funding:  Cortland  iMerchants 

Association,  SBA 

Physical  Development 

Lead  Agency:  Dept.   of  City  Planning 
with  assistance  from 
Economic  Development 
Cou ncil 


Fund  ing : 


CDBG,  SBA 


PRELIMINARY  COST  ESTimiES 

Phase  I  Improvements 

Demonstration  Storefront  Paint  $30,000 
Program 

Phase  II  Improvements 

Business  Assistance  $30,000 
including  SBA  502  Loan  Program 

Facade  improvement  loans  40,000 
(20  X  $2,000) 

Trees  33,750 
(75  X  $450) 

Trash  Receptacles  3,000 
(10  X  $300) 

Street  Lights  '  20,000 

(5  X  $4,000) 

(10  X  $300)  3,000 

Ramped  Curbs  5,850 
(18  X  $325) 

Benches  9,750 
(15  X  $650)  


Total 


$175,350 


CONCLUSION 


The  Cortland  Avenue  Plan  represents 
one  step  in  the  overall  commitment  to 
revitalize  the  commercial  area.  It 
reveals  and  examines  the  factors 
which,   in  combination  shape  the 
physical,  spiritual,   social,  economic, 
and  political  dimensions  of  the  local 
community.     This  document  should 
provide  focus  and  direction  for 
potential  redevelopment  in  the  area. 
Its  intention  is  to  stimulate  greater 
community  participation  and  promote 
more  intensive  study.     The  ultimate 
purpose  is  to  aid  in  the  revival  of  a 
unique  urban  environment. 

Bernal  Heights  residents  should 
immediately  concern  themselves  with 
developing  and  maintaining  strong  and 
assertive  community  organizations. 
Short  and  long  term  needs  must  be 
defined  by  these  groups  and 
subsequently  articulated  to 
appropriate  governmental  authorities. 

Governmental  decision-makers  also  play 
a  vital  role  in  determining  the  future 
of  Cortland  Avenue.     City  officials 
must  consult  with  local  citizen  groups 
in  developing  policies,  and  be 
sensitive  to  community  needs. 


By  working  together,  and  by  accepting 
mutual  responsibility  for  local 
planning  efforts,   these  organizations 
can  assure  sound  and  sensible  policies 
for  future  development  along  Cortland 
Avenue. 


The  report  is  a  draft  for  community 
review.     A  series  of  neighborhood 
meetings  will  be  scheduled  for  City 
Planning  staff  to  discuss  the  report 
and  its  recommendation.     It  is  hopea 
that  the  funding  priorities  will  be 
the  focus  of  some  of  the  discussions. 
Following  neighborhood  meetings,  the 
recommendations  will  be  amended  as 
appropriate  and  presented  to  the  City 
Planning  Commission  for  endorsement. 

iCompletion  of  this  phase  will  just  be 
!the  beginning.     The  real  challenge 
will  be  the  development  and 
implementation  of  the  programs  and  the 
eventual  improvement  of  Cortland 
Avenue. 
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